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Sources: 2019 HUD Income Limits for 30% and 50% AMI for Washington-Arlington-
Alexandria, DC-VA-MD HUD Metro Fair Market Rent Area); FY 2019 Multifamily Tax Subsidy 
Project Income Limits for 60% AMI; and Office of Housing for 40% AMI and Mathematical 
80% AMI

Affordability Defined

2019 Area 
Median Income

1-Person 
Household

4-Person 
Household

20% AMI and 
below

Up to 
$17,000

Up to 
$24,260

30% AMI $25,500 $36,400

40% AMI $34,000 $48,520

50% AMI $42,500 $60,650

60% AMI $51,000 $72,780

80% AMI $68,000 $97,040

100% AMI $85,000 $121,300

COMMITTED 
AFFORDABLE RENTALS 
(DEEPLY AFFORDABLE -
40% AMI)

COMMITTED AFFORDABLE 
HOMEOWNERSHIP (60-100% 
AMI)

DCHS/ARHA

WORKFORCE RENTALS (80% AMI)



Affordable Rents

2019 Area 
Median Income 1-Bedroom 2-Bedroom
20% AMI $455 $546

30% AMI $683 $820 

40% AMI $911 $1,092 

50% AMI $1,138 $1,365 

60% AMI $1,366 $1,638 

80% AMI $1,821 $2,184 

100% AMI $2,276 $2,730 

Restricted rents based on HUD area median income (AMI)

Average Rents 
based on January 
2019 Alexandria 

Apartment Survey: 
$1,851 (1BR) and 

$2,296 (2BR)



GROWTH IN REGIONAL INCOME VS LOCAL 
HOUSING COSTS (2000-2019)



HOUSING 
AFFORDABILITY

Economy

Equity

Sustainability

Development

Health and 
Safety

Transportation

 “Housing for all” - options 
at all incomes, life stages, 
and abilities
 Energy efficient
 Healthy and safe
 Accessible

 Citywide distribution of 
affordable units to foster 
social and cultural diversity 
and mixed-income 
communities

 Emphasis on opportunities 
in higher-density areas with 
strong access to transit, 
jobs, and services HOUSING MASTER PLAN GOAL: 

Create new affordability in 2,000 
units by 2025

2013 Housing Master 
Plan Principles



HMP Implementation Tools

Completed In Progress To be scheduled
Accessory Dwelling Unit Policy x

Increase Bonus Density to 30% x

Residential Multifamily Zone x

Inclusionary Zoning Policy x

Zoning for Housing x
Community Land Trust x

Development Fee Relief Policy x

Dedicated Funds - Meals Tax Rate Increase/Amazon Funds x
Home Purchase Assistance Loan Program Enhancements x
Home Rehabilitation Loan Program Enhancements x
Housing Choice in New Construction and Rehabilitation x
Loan Consortium (JBG SMITH Social Impact Fund) x
Loan Guarantees (Policy Development) x x
Mixed Income Affordable Assisted Living x
Parking Requirements for Substantial Rehabilitation Projects x
Right-Size Parking Requirements for Affordable Housing x
Expanded Predevelopment Funding x
Public Land for Affordable Housing (co-location policy) x x
Resource Center for Affordable Housing x

Special District to Enable Access to Historic Preservation Tax Credits x
Tax Abatement Policy for Substantial Rehabilitation x
Transfer of Development Rights for Affordable Housing x
Voluntary Developer Contribution Updates x x



Housing Master Plan Progress
January 2014-January 2020
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2020 Alexandria Housing Summit

Audrey Davis, Director

Alexandria Black History Museum

January 11, 2020



1790: The first U.S. census taken; Alexandria's population is 2748, and nearly 22%
are African Americans (52 free blacks )

The earliest free Black neighborhoods began between 1790-1810. The first was
called The Bottoms, located on the SW edge of the city. By 1810, it had extended
SE to become a new neighborhood called Hayti

Early African American Housing in Alexandria

Franklin Street House, Early 19th century
William F. Smith Collection, Special Collections, 

Barrett Library, Alexandria, Virginia

This is a rare photograph of an early
Alexandria frame house, in the 400 block of
Franklin Street.



Hayti Neighborhood, conjectural 
drawing (artist Karen Murphy, courtesy 

of Alexandria Archaeology)

Hoffman sugar refinery, N. Washington Street
courtesy of Office of Historic Alexandria



Alexandria Slave pen during 
Union occupation, c. 1863

Courtesy of Library of Congress

Contraband Housing Crisis
As contrabands poured into the city during the Civil War, makeshift camps
sprang up in any available lot or space. The camps grew into neighborhoods,
often named for the places from which their residents fled, like The Berg (for
Petersburg). One 19th-century neighborhood called Uptown still exists today.

Contraband Camp, Harpers 
Ferry, VA 1862

Courtesy of Library of Congress



Prince Street  Contraband
Barracks (above)
Courtesy of Library of Congress





After the Civil War, more African Americans were able to acquire land in the city.
One community that developed was The Fort, named after its location on the site
of a Civil War fortification. They created a vibrant enclave of African American
families going into the 20th century. They built homes, established churches and
schools, and expanded the community.

Fort Ward & Urban Renewal

Ashby home
Courtesy of Barbara Ashby Gordon

Clara Adams and child
Courtesy of Adrienne T. Washington



As early as the 1950s, in preparation for the 1965 centennial of the Civil War, the
City of Alexandria began to purchase land at and near “The Fort” to restore the
historic fortification and establish Fort Ward Park. This was an early example of
urban renewal in the City.

Residents who did not sell their homes saw their
property condemned for unsanitary or unsafe
conditions, allowing the project to move forward.

The new Fort Ward interpretive plan seeks to tell
the full story of the fort, both its Civil War and
African American history.

This project was one of several urban renewal
projects in Alexandria that impacted African
Americans and changed the look of the City. Two
other examples include the Gadsby Commercial
Urban Renewal Project (1959) and the Seminary
(Mudtown) Urban Renewal Project (1963).



African American Neighborhoods
Courtesy of Krystyn Moon



The Secret Seven and the 42 
Points

Front row (l-r): Ferdinand Day, Nelson 
Greene Sr., back row: Connie Ring, 
Gwen Menefee-Smith, Patsy Ticer, 
Mayor Bill Euille and Melvin Miller 

Courtesy of Steven Halperson

Alexandria Housing Rights Activists

Eudora Lyles
Local housing advocate



Ira Robinson was elected to City Council in 1970, the first African 
American elected since Reconstruction. Robinson represented the 
Uptown area, and he convened a low-income housing study committee.

A. Melvin Miller was selected to chair the 
Alexandria Redevelopment and Housing 
Authority in  1970.



Other Resources

David Carroll, M.A., Anna Maas, MUEP, and Boyd Sipe, M.A., RPA. “Ramsey Homes: 
Historic Context and Significance Statement” with Thunderbird Archeology in 
Gainesville, VA

Krystyn R. Moon:
• “The Alexandria YWCA, Race, and Urban (and Ethnic) Revival: The Scottish 

Christmas Walk, 1960s-1970s” in Journal of American Ethnic History
• “The African American Housing Crisis in Alexandria, Virginia, 1930s-1960s” in 

Virginia Magazine of History and Biography
• “Finding The Fort: A History of an African American Neighborhood in Northern 

Virginia, 1860s-1960s”



Planning for Equity and Affordability
Andrea Brennan
Director of Housing Policy and Development  
City of Minneapolis



https://minneapolis2040.com/

Three-unit buildings in lower-
intensity districts ordinance:  
https://lims.minneapolismn.gov/  
File/2019-00217

Inclusionary Zoning: 
http://www.minneapolismn.gov/ 
cped/inclusionaryzoning

http://www.minneapolismn.gov/


2017 Election
• 1 – City Council adopted community  

engagement plan with intentional reach &  
approved 14 goals with clear direction for staff

• 2 – Staff embraced focus on race equity + other  
goals and brought forward a draft that had been  
well researched with strong engagement and  
support

• 3 – Advocates across issue areas were generally  
aligned in support + raised during election year





14 Goals
1. Eliminate disparities
2. More residents and jobs

3. Affordable and accessible  
housing

4. Living-wage jobs
5. Healthy, safe, and connected people
6. High-quality physical environment
7. History and culture
8. Creative, cultural, and natural

amenities
9. Complete neighborhoods

10. Climate change resilience
11. Clean environment
12. Healthy, sustainable, and diverse

economy
13.Proactive, accessible, and sustainable  

government
14. Equitable civic participation system



Where are we now





Mapping Prejudice Project: https://www.mappingprejudice.org/

http://www.mappingprejudice.org/


Example Restriction from 1940:
“These  
premises...shall not  
at any time be  
conveyed,  
mortgaged or leased  
to any person or  
persons of Chinese,  
Japanese, Moorish,  
Turkish, Negro,  
Mongolian or African  
blood or descent.”



Greenish-blue: “Best”  
Purple: “still desirable”
Mustard: “definitely declining”  
Pink: “hazardous”





Predominantly People of Color
Predominantly White  

Found Racial Covenants













What Brookings said about 2040…
1. Build more housing
• The only long-term way to reduce housing costs—or at least reduce  

the rate of housing price growth—is to build more housing. Many  
single-family neighborhoods claim that they are “built out,” meaning  
that no additional housing can be constructed—or at least, not under  
existing zoning. By rezoning lots that currently accommodate only one  
single-family house to allow duplexes and triplexes, Minneapolis  
effectively triples the housing capacity of some neighborhoods.

https://pubs.aeaweb.org/doi/pdfplus/10.1257/jep.32.1.3
http://marketurbanism.com/2016/09/28/econ-101-and-the-missing-middle/


2. Build less expensive housing
• Large houses cost more to buy or rent than small houses, conditional  

on structure quality and location. A 3,000 square foot structure  
divided into three apartments not only creates more housing units,  
but each apartment will be cheaper than the single-family house it  
replaces. Another plan component that helps to lower costs: the plan  
tackles the sacred cow of requiring developers to provide off-street  
parking for new houses (often a poison pill for low-cost housing).

https://repository.upenn.edu/cgi/viewcontent.cgi?article=1460&context=edissertations
https://www.citylab.com/transportation/2018/05/parking-is-sexy-now-thank-donald-shoup/560876/


3. Build less expensive housing in desirable neighborhoods
• The biggest benefit to economics for low and moderate-income  

households comes from improving affordability in high amenity  
neighborhoods. Key features of those neighborhoods are proximity to  
employment centers, public transit stations, low crime, low poverty,  
and high quality public schools. Minneapolis 2040 puts access to high  
quality neighborhoods at the center of the plan.

https://howhousingmatters.org/articles/trade-offs-opportunity-neighborhoods-affordable-neighborhoods/
https://www.sociologicalscience.com/articles-vol1-14-199/?utm_content=buffer0ab81&utm_medium=social&utm_source=twitter.com&utm_campaign=buffer
https://www.urban.org/sites/default/files/publication/32821/412648-Benefits-of-Living-in-High-Opportunity-Neighborhoods.PDF


The housing affordability problem in  
Minneapolis is a racial equity issue.

Part of the solution for reducing racial disparities is  
to increase housing supply and choice.



Incremental (Choice)Substantial (Supply)



Downtown



Transit Corridors



Inner Neighborhoods



Outer Neighborhoods



What is the  
big deal with  
triplexes?



Predictability:
Allow multifamily housing as-of-right.







City Housing Strategy
1. Increase housing supply, diversity and affordability in all neighborhoods
2. Produce more affordable rental housing and preserve affordable rental  

housing with existing public subsidy and long-term affordability  
requirements

3. Preserve unsubsidized naturally occurring affordable housing (NOAH)
4. Improve and sustain access to homeownership, especially among low-

income and Black Indigenous People of Color (BIPOC) residents
5. Support renters
6. Prevent and end homelessness
7. Maximize potential of publicly-owned land to meet City housing goals



City Housing Strategy



Piloting innovative housing solutions

1 2 3 54

1. Issue and
opportunity
identification

2. Research  
and concept  
development

3. Pilot  
program

5. Scale up to  
full program

4. Evaluate  
and revise  
pilot program

Increased investment  
Policy development



Predictability: Achieving Plan Goals







What made it work?

Engagement Goals Advocacy Leadership



What’s Next?
• Implementation

• Adopt built form overlay districts: parcel-specific built form map.
• Implementation Coordination Committee (staff and elected officials)
• New policy regulation, investment

• Broaden Housing Strategy
• Missing Middle design guidance and policy
• New preservation and anti-displacement strategies
• Advance equitable development principles

• Evaluation
• 2040 Goal: what happened compared to what would have happened  

without?
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